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DICO: Site Area Plan

Initial Discussions
CONTAMINATION DIAGRAM PER
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DICO: Site Area Plan

Initial Discussions

Utilities

GHAY'S LAKE OFFICE PARK

WATESIAAIN MASTER PLAN

SNYDER & ASSOCIATES
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Initial Discussions

Flood Issues

OTHER FLOOD AREAS
ZONE X Areas of  500«wear flood: areas ol
100-vear flood with average depths
of less than 1 fool or with drainage
areas less than 1 square mile; and
areas protected by levees from 100-
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Natural
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Foodplain + Vegetation + Trails + Levees
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Groundwater Level Water Drainage
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Cultural Districts

Parking Areas
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Initial Discussions

Site

Relationship to other Areas
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__ Public Parking

1. 8" & Mulberry (840)
2. 9% & Grand

3. Grays Lake (50)
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. Grays Lake (60)
. Grays Lake (100)

. D Private Parking

A. 250 Stalis
B. 140 Stalls
C. Unknown
D. Unknown
E. +/-400
F. +/-400
= Ya Mile Radius
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Program Elements
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Initial Discussions

Diagrams for Discussion
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Initial Discussions

Parking is Critical
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CASE STUDY —HOUSING #1
SHAMROCK DEVELOPMENT

MINNEAPOLIS, MINNESOTA

DESCRIPTION

Proposed 15-story apartment complex planned for
Minneapolis’ Mill District along the Mississippi River in
downtown.

SUMMARY

Height 15 floors

Occupancy 400 condos

Comments: Very “urban” and dense location,
different than the DICO site. Lots of
existing housing and nearby amenities in
walkable location




CASE STUDY —HOUSING #2
KANSAS CITY POWER & LIGHT DISTRICT

KANSAS CITY, MISSOURI

DESCRIPTION

Recently constructed 25-story, $79 million
housing development in Kansas City’s Power
and Light entertainment district.

SUMMARY

Height 25 floors

Occupancy 343,000 square feet; 315 luxury
units

Rent $900 — $3,400 per month

Amenities  New adjacent 35,000 square
foot fitness center; pool

Comments Located in 10 year old existing
entertainment district; dense
“urban” location
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CASE STUDY —HOUSING #3
OMAHA SHAMROCK DEVELOPMENT

OMAHA, NEBRASKA

DESCRIPTION

Multi—purpose, $205 million Capitol District
project will include 333—room Marriott hotel,
225 apartment units, 125,000 square feet of
office space and large central plaza for large
outdoor events

SUMMARY

Comments Housing and entertainment
district




CASE STUDY —HOUSING #4
COUNCIL BLUFFSRIVER'SEDGE

COUNCIL BLUFFS, IOWA

DESCRIPTION

Proposed multi—purpose project along the
Missouri River across from downtown Omaha
in Council Bluffs. Includes 25—acre site with
300,000 square feet of office and retail
space, 1,606 parking stalls, entertainment
spots, bike and walking paths, and 353
residences ranging from condo towers to
low—rise apartments.

i

Dffice buillings EX #psrtments with recsi
Porking structure Apartmerts snd perking 3 ruve transit stop
[} Cordominium towers and parking, scme et Townbomes Pinzzs

ED_001521A_00010995-00024



CASE STUDY —HS STADIUM #1
LINN-MAR HIGH SCHOOL STADIUM

MARION, [OWA

DESCRIPTION

Linn—Mar stadium is a 5,000 seat high school stadium
for football and track/field, designed by RDG Planning &
Design in 2011.

SUMMARY
Seating 5,000 Capacity
Comments Great access

Adjacent surface parking
Access road around perimeter of
stadium

i

RDZ--
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CASE STUDY —HS STADIUM #1
LINN-MAR HIGH SCHOOL STADIUM

MARION, [OWA




CASE STUDY — SOCCER STADIUM #1
SAHLEN'SSTADIUM

ROCHESTER, NEW YORK

DESCRIPTION
Sahlen’s Stadium is a 13,768 capacity stadium near

downtown Rochester serving the city’s minor league
soccer team.

SUMMARY

Seating SF

Paved Seating  SF

Subtotal SF / Person

. | s .

.
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CASE STUDY - SOCCER STADIUM #1
SAHLEN'SSTADIUM

ROCHESTER, NEW YORK
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CASE STUDY —SOCCER STADIUM #2
SILVERBACKS PARK

ATLANTA, GEORGIA

DESCRIPTION

Silverback’s Park is a dedicated soccer—only 5,000
seat stadium. It sits into a topographic bowl and is
designed to allow for seating additions.

G

Bomibi il

.
]
/
.
F
.
.
.
;t
.
.
.

SUMMARY

Bench Seating 5,000 Capacity
Field

Comments Poor Access — one way in/out

.

Secluded Feeling
Bowl! Topography
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CASE STUDY — SOCCER STADIUM #2
SILVERBACKS PARK

ATLANTA, GEORGIA
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CASE STUDY — AMPHITHEATRE #1
ALPINE VALLEY MUSIC THEATRE

FAST TROY, WISCONSIN

DESCRIPTION

Alpine Valley Music Theatre is a 37,000 capacity
amphitheater on County Highway D in East Troy,
Wisconsin. The seasonal venue was built in 1977 and it
features a characteristic wooden roof, covering the
7,500—seat pavilion and a sprawling lawn.

SUMMARY
Lawn Seating  179,618SF / 4.1 Acres

29,500 Capacity = 6.1SF/Person
Bench Seating  46,779SF @

7,500 Capacity = 6.2 SF/Person
Canopy 38,726 SF of Cover
Stage 3,800 SF
Access Good Service / Visitor Separation

-
i




CASE STUDY - AMPHITHEATRE #1
ALPINE VALLEY MUSIC THEATRE

FAST TROY, WISCONSIN

Blpine Valley Music Theatre S
 Bawarwad Cowerad 1 B P Pt Soit In Raow

1 G Lown Uninvared
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CASE STUDY - AMPHITHEATRE #1
ALPINE VALLEY MUSIC THEATRE

FAST TROY, WISCONSIN




CASE STUDY - AMPHITHEATRE #2
THE GORGE

WASHIGNTON STATE

DESCRIPTION

The Gorge Amphitheatre is a 27,500-seat outdoor
concert venue near the Columbia River in George,
Washington, managed by Live Nation.

SUMMARY

Lawn Seating 68,971 SF / Area A
124,771 SF / Area B

Paved Seating 35,945 SF

Subtotal 8.4 SF / Person
Canopy Over State
Stage 3,256 SF

ED_001521A_00010995-00034



CASE STUDY - AMPHITHEATRE #2
THE GORGE

WASHIGNTON STATE

oy,
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CASE STUDY — AMPH #3

SHORELINE AMPHITHEATRE

MOUNTAIN VIEW, CALIFORNIA
DESCRIPTION SUMMARY
Shoreline Amphitheatre is an outdoor Lawn Seating 115,929 SF / xxx Acres
amphitheater in Mountain View California, in the 16,000 Capacity = 7.2SF/Person
San Francisco Bay Area. The venue has a capacity  Bench Seating  56,046SF @
of 22,500, with 6,500 reserved seats and 16,000 6,500 Capacity = 8.6 SF/Person
general admission on the lawn. When the parking

lot is utilized for festival stages, the total capacity of Canopy 58,839 SF
the venue can reach 30,000 Stage 4,455 SF

"ED_001521A_0001099
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CASE STUDY — AMPHITHEATRE #3
SHORELINE AMPHITHEATRE

MOUNTAIN VIEW, CALIFORNIA

o




CASE STUDY — AMPHITHEATRE #3
SHORELINE AMPHITHEATRE

MOUNTAIN VIEW, CALIFORNIA
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PROGRAM RELATIONSHIPS

f e A e ety e
4.

woose sbadum

Wb s s

ity

et iy tnson

AddA

» Concentrated use in summer months during the evening
o How to make this an attractive, usable “park” space throughout rest of day and year?
» Program schedule must take into account other stadium schedules to avoid double —booking of the
site for different events
» Housing used throughout the day and the year
o Should this space be private? Public? Quasi—public?
o How to design and arrange program based on this understanding

LB W PR
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ENVIRONMENTAL ANALYSIS

emergent vegetation

2000 ana
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SITE SCALE

WATER FLOW

NATURAL
SUMMARY

*Water drainage occurs primarily north-south along natural low areas
(creeks and wetlands) and artificial areas (streets and railroads)
*Retention areas on south side of site adjacent to levee and Raccoon
River

CHALLENGE

Water flows parallel to north-south streets/ditches

OPPORTUNITY

Utilize existing infrastructure and retention areas for innovative and
sustainable storm water management

ED_001521A_00010995-00041



SITE SCALE

SOIL CONTAMINATION

NATURAL
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SITE SCALE

FLOODPLAIN + LEVEES

NATURAL AND BUILT

SUMMARY

sLevees control boundary of floodplain
*Sharp distinction between edge of water works park area and
downtown area occurs at this site

CHALLENGE

*Levee keeps the river out, but also streets, bike and pedestrian trails, etc.
as an unintended consequence

OPPORTUNITY

*Opportunity to play with the levee as a threshold condition and make
dramatic moments where you are able to breach the levee
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SITE SCALE

TRAILS

NATURAL AND BUILT
SUMMARY

*No bicycle or pedestrian activity on site; everything circles around
*Site bounded by heavy infrastructure

CHALLENGE

+All trails along the Raccoon River exist on the opposite side of the river
from this site

OPPORTUNITY

*Opportunity to create strategic and meaningful connections across the
river to Water Works Park and Gray’s Lake Park, while making this site its
own destination

il

L BARRG

ED_001521A_00010995-00044



SITE SCALE

VEGETATION

NATURAL

SUMMARY

*Emerging vegetation crosses the man-made boundaries of the site and
creates a unique “wild” atmosphere, with subtle views of the urban
skyline through gaps in the tree canopy and remnants of the industrial
infrastructure on site

CHALLENGE

*This emergent vegetation appears “messy” and poorly maintained

OPPORTUNITY

«Can use this geometry as a way to spatially organize the site

ED_001521A_00010995-00045



SITE SCALE

SOILS

NATURAL AND BUILT
SUMMARY

sInteresting relationship between boundaries of soil types and the
historical industrial footprint of the site

*More “natural” soil types are able to cross through the man-made
boundary of the levee

CHALLENGE

*Soil contamination on the DICO site

OPPORTUNITY

Saw-tooth geometric pattern of the soil types creates a feathering
dynamic between the “wild” and the “urban”

o
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SITE SCALE

NATURAL SYSTEMS

CONCLUSIONS

¥§§§§§3§§¥§3*
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NEIGHBORHOOD SCALE

FLOODPLAIN + LEVEES

NATURAL AND BUILT
SUMMARY

*Downtown protected from the natural flow of the river and the
floodplain by the levee system

CHALLENGE

Creates a harsh boundary between downtown and the Gray’s
Lake/Water Works Park areas

*No opportunity to directly interact with the river when downtown
unless on the downtown river walk on the Des Moines River
OPPORTUNITY

+This site has the potential to engage the river in a hybrid urban/natural
setting

il

FLBINBREL W TR
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NEIGHBORHOOD SCALE

TRAILS

NATURAL AND BUILT
SUMMARY

CHALLENGE

*People traveling by bike from the western suburbs along this trail
system can only access downtown from the ML King Bridge north of the
site or the bridge by Principal Park east of the site

il

L BARRG
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NEIGHBORHOOD SCALE

VEGETATION

NATURAL
SUMMARY

*Emergent vegetation part of a larger system of vegetation along the
Raccoon River that suddenly stops in the more urbanized areas of
Downtown

CHALLENGE

OPPORTUNITY
*Opportunity for this site to latch onto both of these systems

LB W PR
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NEIGHBORHOOD SCALE

NATURAL SYSTEMS

CONCLUSIONS

il

FLAZNEREG W TR
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NEIGHBORHOOD SCALE

DISTRICTS

CULTURAL AND BUILT
SUMMARY

Cultural districts exist primarily along central axis of downtown (Locust
Ave) from Pappajohn Sculpture Park on the west end, to the State Capitol
Complex in East Village

CHALLENGE

OPPORTUNITY

il

L BARRG

ED_001521A_00010995-00052



NEIGHBORHOOD SCALE

LANDMARKS

CULTURAL AND BUILT
SUMMARY

*Density of cultural sites and buildings in the Court Ave district
*Pappajohn Sculpture Park is the closest cultural amenity in the
downtown neighborhood to this site (approx. 10 minute walk from
center of site)

CHALLENGE

*ML King Pkwy appears to serve as a barrier between this site and the
rest of downtown from a cultural perspective

OPPORTUNITY

Strategically extend the street grid in certain parts of the site to connect
to this activity

il

L BARRG
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NEIGHBORHOOD SCALE

RESTAURANTS + BARS + COFFEE SHOPS

CULTURAL ECONOMIC BUILT
SUMMARY

*There is a void of retail activity within a reasonable distance from this
site

CHALLENGE

OPPORTUNITY

.

-
e e
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NEIGHBORHOOD SCALE

BUILT VS. OPEN SPACE

CULTURAL AND BUILT
SUMMARY

*Figure-ground study reveals the harsh boundary between built and
natural or open areas of the city

CHALLENGE

OPPORTUNITY

:

il
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NEIGHBORHOOD SCALE

PARKING FACILITIES

CULTURAL AND BUILT
SUMMARY

*Plenty of parking facilities (surface parking and parking ramps) within a
12-minute walk from the center of the site, many closer

CHALLENGE
*Plenty of surface parking space, but not as much parking ramp space
OPPORTUNITY

*Consider these parking facilities as satisfying part of the parking
requirement for the proposed program on the site

ED_001521A_00010995-00056



REGIONAL SCALE

FLOODPLAIN + LEVEES

NATURAL AND BUILT
SUMMARY

CHALLENGE

OPPORTUNITY

il

L BARRG
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REGIONAL SCALE

TRAILS

NATURAL AND BUILT
SUMMARY

CHALLENGE

OPPORTUNITY

il
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REGIONAL SCALE

VEGETATION

NATURAL
SUMMARY

CHALLENGE

OPPORTUNITY

yARR
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REGIONAL SCALE

NATURAL SYSTEMS

CONCLUSIONS

P
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